



      March 10, 2005
The monthly meeting of the Greenwich Township Board of Adjustment was held on the above date and was called to order by Ray Buckwalter, Chairperson, at 7:30 P.M., in the Municipal Building.

Pursuant to the Open Public Meetings Act, Chapter 231, PL, 1975, adequate notice of this meeting has been given in accordance with the Open Public Meetings Act by: 

1. Mailing a notice of scheduled meetings of the Greenwich Township Board of Adjustment to the Express-Times, Phillipsburg Free Press and The Star-Ledger.

2. Posting a notice thereof on the Township bulletin board.

3. Filing a copy thereof with the Township Clerk.
.

Board members present: Kathy McDermid, Robert Vetrecin, Robert Volk, Bruce Williams, Ray Buckwalter, Jean Burns, Dawn Marie Kondas.  Also present were William Edleston, Esq., Michael Finelli, PE., and Charles Newcomb, Planner.  Bill Savino arrived at 7:35 and Steve Babula arrived at 7:50.  

Robert Vetrecin made a motion, seconded by Bruce Williams, to adopt the minutes of the February 10, 2005 meeting.  The vote is as follows:


IN FAVOR:      McDermid, Vetrecin, Williams, Buckwalter, Burns, Kondas.


OPPOSED:       None.


ABSTAINED:  Volk.

Motion carried.

P&M Land Group Resolution.  Resolution memorializing the grant of Preliminary and Final Site Plan approval and bulk variance relief related thereto so as to permit a Dog Daycare Service, Block 31, Lot 13, was reviewed as to its’ form and accuracy.  Upon review, Attorney Edleston stated that the applicant and applicant’s attorney had reviewed the Resolution and Attorney Edleston concurred that several minor corrections are to be made to the Resolution. 

In the Resolution, reference was made to the applicant performing a Phase Two Geologic study of the site.  The applicant feels that a Phase Two Geologic study would be very costly.  This building will be constructed on a slab and Mr. Finelli feels that the requirement of a Phase Two Geologic study could be waived provided that the applicant 
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agreed to be bound by any comments and requirements of Mr. Finelli’s office during the course of construction.  Mr. Finelli stated that with the building on a slab, there is not going to be a lot of excavation.  The applicant has indicated that they agree to that condition.  

 Based upon those corrections, Bruce Williams made a motion, seconded by Robert Vetrecin, to adopt the Resolution as amended including the release of the requirement of the applicant to perform a Phase Two Geologic study, with the stipulation that the applicant take Mr. Finelli’s advise during construction.  The vote is as follows:

IN FAVOR:      Vetrecin, Williams, Buckwalter, Burns, Kondas.


OPPOSED:       None.


ABSTAINED:   None.

Motion carried.

Phillipsburg Easton Honda, Preliminary Site Plan, Public Hearing.  The board secretary reviewed the Affidavit of Publication and found it to be timely and proper notice was given to property owners within 200’, giving the board jurisdiction to conduct a public hearing.  

Bruce Willams made a motion, seconded by Bob Vetrecin, to open the public hearing.  The motion carried with the following roll call vote:

IN FAVOR:      McDermid, Savino, Vetrecin, Volk, Williams, Buckwalter, Burns, 

                          Kondas.


OPPOSED:       None.


ABSTAINED:  None.

Motion carried.

Representing the applicant were Larry Cohen, Esq., and Douglas Mace, PE.  Attorney Cohen stated that the applicant was granted a “use” variance for expansion of a nonconforming use and bulk variances relief.  

The following exhibits were entered into evidence:


A-1:  Meeting display


A-2:  Site Plan, sheet 3 of 15.

The property is located on State Highway Route 22 and County Route 519 and is situated in the B-2, Highway Business Zone, containing an area of 7.38 acres.  The primary access into the property is Route 519.  A small portion of the parking lot fronting on State 
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Highway Route 22 is located in Pohatcong Township, containing an area of 1.33 acres, for a total tract area of 8.71 acres.  Two secondary accesses into a portion of the property that actually lies in Pohatcong Township.  An application has been filed with Pohatcong Township. 

 Currently the existing building contains a showroom and service center with an overall building footprint of 15,680 sq. ft. The applicant proposes to re-construct the existing showroom and expand the building footprint by 2,444 sq. ft., which would include a 2,080 sq. ft. second story expansion above the showroom area.  In addition, the applicant proposes to expand the existing service area by 9,232 sq. ft. and add additional parking and vehicular display areas along with the installation of storm sewer facilities to the site.  

A secured fenced in area will be built in the rear that new cars will be stored in for sale.  

The facility will have a new look.  Honda has a preliminary plan and design firm and they look at the site and building and do a lot of layout with the owner and then prepare a set of site specific plans, which are for review.  The building will have a blue and white motif.  

The location of the existing access driveway question was raised by Mr. Finelli and the County.  The existing entrance will be abandoned and moving the existing entrance, of the same width, down as close to the property as possible.  That satisfied the County and puts the road down as far as possible away from the intersection.  A concern of the applicant was would they be able to get car carriers in and come around the building and exit the site.  Now, they pull in the site, maneuver around and sometimes they unload on Route 519.  The applicant is trying to avoid that and have the car carrier on the site.  By moving some of the parking spaces that were out front, the applicant is able to get a car carrier to come in very easily and the car carrier can come back out.  Mr. Finelli stated that this was the number one concern.  

Mr. Mace stated that the drawing does not show a loading zone. The demarcation of a loading zone is required.  A variance would be required if the applicant does not wish to provide a dedicated loading zone.  The issue was raised by Mr. Vetrecin was that this is inconsistent with Doggie Day Care Center application as to what was required by them and that was a much smaller site.  Mr. Williams stated that if the applicant was to create a loading zone, what would be the size.  Mr. Mace stated that he could make a loading zone about 35’ wide by 25’ coming out from the building.  Deliveries are made by straight truck.  Ordinance requirement is 10 x 40.  Applicant is proposing a 10 x 30 loading zone.  By improving the site, Attorney Cohen stated that the applicant can designate a loading zone even though it technically doesn’t conform to size requirements.  Chairman Buckwalter stated that every time the Board reviews an application and can bring the site more into conformance, that is a good thing.  The applicant will designate the loading zone, but relief will be sought for the size.  
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Bruce Williams made a motion, seconded by Robert Volk, to grant 10 feet of relief for the loading zone requirement to allow for a 10 x 30 loading zone.  Ordinance requirement is 10 x 40.  The vote is as follows:   

IN FAVOR:      McDermid, Savino, Vetrecin, Volk, Williams, Buckwalter, Burns.  


OPPOSED:       None.


ABSTAINED:  None.

Motion carried.  

The proposed lighting fixture height is 33 feet where the allowable height is 25 feet per township ordinance.  The current proposed height of 33 feet would require a variance.  Mr. Mace stated that because of all the cars on the lot and the people, the applicant wants to keep it at a high level of lighting and that can be done with fewer fixtures if the lights are up higher.  The applicant wants to cut down on the number of lighting fixtures.  A high level of lighting deters vandalism.  The higher you go, the more illumination you get.  The lighting hours are as they are currently and that is the front part of the lot, or the portion of the lot between Route 22 and the building itself, are on dusk to dawn.  The remainder of the lights on the site are turned on at dusk manually and when the show room closes, half of them are manually turned off.  The site is sitting in the middle of a commercial zone so there are no residents around to be affected by the lighting.  With respect to the height at Phillipsburg Mall, Mr. Mace stated that they do have a 30’ maximum and variances were given for much the same reason and Honda is asking for. Mr. Finelli stated that the poles at Greenwich Center shopping center are 25 feet.  An in-service lighting test will be performed by Mr. Finelli.  

After further discussion, Bruce Williams made a motion, seconded by Robert Vetrecin, to grant 8’ of relief from the height requirements to allow a 33’ light standard.  The vote is as follows:  

IN FAVOR:      McDermid, Savino, Vetrecin, Volk, Burns.  


OPPOSED:       Williams, Buckwalter. 


ABSTAINED:  None.

Motion carried.  

Addressing the stacking of 22 parking spaces, Mr. Mace stated that there is more parking than what is needed on the site.  The reason stacked parking spaces are used, is the applicant uses them to store customers cars.  Those spaces are not open to customers.  Very little parking is required for customers.  A car dealership is a big mover of cars, constantly moving cars around.  Mr. Buckwalter, Chairman, stated that a lot of the parking spaces shown on the plans are really for inventory.  Mr. Finelli stated that there is 
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adequate parking spaces.  The requirements are 119 and the applicant is providing 144 spaces.  

The temporary sales trailer will be located in Pohatcong Township.  During construction, the applicant wants to limit access into the Greenwich portion.  The temporary trailer might be on the site for, tentatively, one year.

Mr. Mace stated that the drainage will be carried into a new detention facility at the rear of the property.  A new septic system will be going in the back of the building.  The applicant is planning to connect into Aqua Water System.  If not, the well on the property will be used.  The detention facility is designed to exit into a swale that runs behind Superior Quartz and SMP Trucking and runs down to Stryker’s Road and Route 519.  That swale was originally designed to take the water from those areas and the water from the site.  Mr. Hajdu addressed the board with a letter noting that the swale is partially on Fish Engineering property and his property and then comes back into Superior Quartz.  Mr. Hajdu stated that swale apparently has been over flowing at times.  Mr. Mace stated that the flow will not be increased through that drainage swale. Overall, Mr. Finelli stated that he is comfortable with what the applicant has done with respect to the design of the detention facility.  Mr. Hajdu stated, in his letter, that he would like Mr. Finelli to look at the swale.  The Chair requested that the secretary write a letter to Mr. Hajdu and inform him that if he wants Mr. Finelli to look at the swale, he should write a letter to the Township Committee and request time to discuss this.  

Concerning landscaping along the public road frontage, Mr. Mace stated that he is providing trees along the road frontage, but he is not providing dense landscaping that would screen the vehicles from the road.  The ordinance proposes year-round visual screen and minimize adverse impacts or nuisances on a site from adjacent properties and streets. Mr. Newcomb stated that the applicant has made an effort in providing landscaping in the front.  The applicant provides landscaping to the rear of the portion of the property in use as well as much as possible along the eastern boundary to provide screening.  This landscaping requirement would be a design waiver.  

Ray Buckwalter made a motion, seconded by Robert Vetrecin, to grant a waiver from the ordinance design standard for landscaping to allow the treatment that is shown in the applicant’s plans.   The vote is as follows:         

IN FAVOR:      McDermid, Savino, Vetrecin, Volk, Williams, Buckwalter, Burns.  


OPPOSED:       None.


ABSTAINED:  None.

Motion carried.  
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The Chairman addressed the public for any comments.  Upon hearing none. Robert Vetrecin made a motion, seconded by Bob Volk, to close the public hearing.  The motion carried with an affirmative “aye” vote.  

Bruce Williams made a motion, seconded by Bob Vetrecin, to grant Preliminary Site Plan approval, with conditions, to Phillipsburg Easton Honda.  The vote is as follows:

IN FAVOR:      McDermid, Savino, Vetrecin, Volk, Williams, Buckwalter, Burns, 


OPPOSED:       None.


ABSTAINED:  None.

Motion carried.

Case No. 1-05, Jeff Hagerty, Block 20, Lot 7.01. .  The board secretary reviewed the Affidavit of Publication and found it to be timely.  As this application was a postponement from the March meeting, notice to property owners within 200’ was not required.  It was announced at the March meeting of the continuation to the April meeting.  

Bob Vetrecin made a motion, seconded by Bob Volk, to open the public hearing.  The vote is as follows:

IN FAVOR:      McDermid, Savino, Vetrecin, Volk, Williams, Buckwalter, Burns, 


OPPOSED:       None.


ABSTAINED:  None.

Motion carried.

Sworn in by Attorney Edleston was Jeff Hagerty, applicant. Representing Mr. Hagerty was Mark Rogers, Esq. 

The following exhibits were entered into evidence:


A-1:  Drawing indicating a portion of the tax map showing the property.

Attorney Rogers stated that this application is a variance that deals with development on a property that does not front on an improved road.  The property is identified as Block 20, Lot 7.01, located in the R-7 zone, owned by Jeff and Karen Hagerty.  A single family home is proposed.  The applicant has worked out an agreement with a neighbor who has some concerns.  

Jeff Hagerty stated that he purchased the property in 1998 from Cliff Oberly.  At the present time, he does not have access to the property.  Mr. Hagerty lost a legal battle and 
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was denied access through the Smith lane, off South Main Street.  He is trying to get another access and that is why Mr. Hagerty is before the board.   Mr. Hagerty stated that, basically, his property is landlocked.   Mr. Hagerty doesn’t currently live on the property, but plans to build a single family home.  

Mr. Hagerty is proposing a driveway to his property from Arbor Drive.  This would cross over lands owned by Mr. Oberly and Mr. Oberly has no problem with Mr. Hagerty accessing his property.  The composition of the road would be chipped, crushed concrete surface, like gravel.   Mr. Hagerty will follow Mr. Finelli’s instructions as to the finishing at Arbor Drive to prevent any problems on that road.  

The road to and from Mr. Hagerty’s property is, basically, flat all the way to his lot.  To eliminate any problems with drainage, berms will be created to prevent any water runoff.  

Robert DeChellis, Esq., representing Mr. and Mr. Richard McCormack, 244 Arbor Drive, the objectors.  The parties have agreed to the following conditions:

1. Mr. Hagerty will seek a 60 foot wide right-of-way parallel to the westerly edge of the Oberly property in accordance with the property line of Oberly leading to his property.  

2. Mr. Hagerty will agree that any driveway which is located within that right-of-way will be on the far easterly side of the right-of-way.  The width of the driveway will be determined by the township engineer.

3. The driveway will consist of stone, except for macadam at Arbor Drive connection and that will be paved to the extent required by the township engineer.  

4. Mr. Hagerty will agree to erect a stop sign at the entrance of the cul-de-sac of Arbor Drive and will request to the town that the stop sign be administrated in accordance with Title 39.  

5. Mr. Hagerty will install screening between the cartway and property line of Oberly.  That screening will be done in consideration and agreement with Mr. McCormack and Mr. Ambruso, who is also an interested party.  The screening will be along the McCormack property.  

6. When, and if, access to Robin Court becomes available, Mr. Hagerty has agreed that he will then connect into Robin Court and will render the portion of the driveway between Robin Court and Arbor Drive impassable.  

7. Mr. Hagerty will agree that the use of the driveway  will be limited to ingress and egress to a single family residence on the Hagerty property as well as for agricultural egress and ingress. 

Attorney Rogers stated that his client concurs with those conditions and ask the board for a variance for a single family dwelling to be developed on an unapproved street.  
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Mr. Finelli stated that the applicant will need to secure two (2) permits, one would be a street opening permit, which would be for the applicant to open up a municipal roadway which would be the cul-de-sac of Arbor Drive  and the other permit would  be a driveway permit, which, both, are handled through Mr. Finelli’s office.  A plan would have to be developed by the applicant showing the details of the driveway.  The applicant cannot secure a building permit until he receives a driveway permit from Mr. Finelli’s office.  

Mr. Finelli suggested that in the Resolution of approval, there be some verbiage that would require the driveway that was installed to be removed, if and when Robin Court is opened up.  

Sworn in by Attorney Edleston was Cliff Oberly.  Mr. Oberly stated that he has understood the stated conditions and is willing to enter into a written agreement with Mr. Hagerty as to the maintenance of the road.  Mr. Oberly stated that he has no objections to any of the conditions that were put on the record.  

Attorney DeChellis reviewed the conditions, regarding the width of the easement, and other conditions, with Mr. Oberly.  Mr. Oberly agreed to all conditions.  

Mr. Finelli stated that his office will be involved with the construction of the driveway to make sure that it does comply with the conditions. Regarding the screening, Mr. Hagerty stated that he is going to get together with the neighbors and then decide.  The concept is to buffer just the property that is on the corner, not beyond that.  The parties will work that out themselves.  Once a plan has been drawn up by the parties involved, it will be submitted to Mr. Finelli for enforcement.   

The Chairman addressed the public for any comments. The following comment was heard:

Gregg Ambruso, 515 Pequest Road.  He would like to keep the disturbance to the driveway opening at a minimum.  The cul-de-sac is part of his property.  If the road gets extended, that cul-de-sac will be deeded back to Lot 8, Mr. Ambruso’s lot.  Mr. Buckwalter stated that is not the board’s jurisdiction. 

Upon hearing none. Robert Vetrecin made a motion, seconded by Bob Volk, to close the public hearing.  The vote is as follows:  

IN FAVOR:     Babula, McDermid, Savino, Vetrecin, Volk, Williams,  

                        Buckwalter.  

OPPOSED:     None.

ABSTAINED: None.      

Motion carried.  
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Ray Buckwalter made a motion, seconded by Robert Vetrecin, to grant relief under the Statute 40:55d.36, so as to allow a single family residence to be built on a lot which does not front upon an approved public street.   

IN FAVOR:     Babula, McDermid, Savino, Vetrecin, Volk, Williams,  

                        Buckwalter.  

OPPOSED:     None.

ABSTAINED: None.   

Motion carried.

Bruce Williams made a motion, seconded by Bob Vetrecin, to adjourn the meeting.  Motion carried.  Meeting adjourned at 9:30 P.M.  
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